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Code District Name Intended Use

Maximum 
Building 

Height (Feet)

R1

Single-Family 
Detached 
Residence

Establish and preserve single-family 
neighborhoods free from other uses. (Note: 
the R-1 district includes five sub-districts, R1-
A, R1-B, R1-C, R1-D, and R1-E, that vary in 
certain dimensional regulations. 35

R2
Two-Family 
Residence

Create a diverse residential environment by 
allowing medium density residential 
development. 35

R3
Multiple Family 
Residence

All for multiple family structures and 
apartment-type dwellings with central 
services. 60

C
Commercial 
Business

Serve the general needs of the community 
within a large variety of retail commercial, 
financial, professional, office, service, and 
other general commercial activities. 35

CO-A 
/ CO-

B
Commercial 
Office

Promote orderly development of land for 
commercial, office, administrative, and 
institutional uses in areas of low traffic 
volume.

35 (CO-A) 80 
(CO-B)

D Downtown
Establish and preserve the downtown area 
as a commercial and retail center.

50 by right, 
80 as 

conditional

I1 Light Industrial

Accommodate wholesale and warehouse 
uses, as well as industrial operations that do 
not negatively affect surrounding districts 50

OS Open Space

Retain and conserve the open character of 
certain waterfronts, ravines, and scenic 
overlooks. 35

W
Water 
Recreation

Encourage recreational uses that are 
compatible with the City's lakefront and 
riverfront areas. 50

• 
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MEMORANDUM 
  

TO:  City of St. Joseph 
Kristen Gundersen, Community Development Director 
Downtown Plan Steering Committee 

FROM:   Houseal Lavigne Associates 
  John Houseal, FAICP, Principal 

DATE:   Friday, March 1, 2019 

RE:  Downtown Vision and Master Plan 
  Demographic & Market Analysis 

 

The purpose of this memorandum is to provide an analysis of important demographic 
and market factors which will inform the planning process. The analysis examines 
trends relevant to the City of St. Joseph as a whole  and Downtown specifically. 
Where applicable, St. Joseph has been compared to neighboring Benton Harbor and 
Berrien County. This analysis provides a foundation for developing market viable plan 
recommendations for the Downtown Vision and Master Plan. Moving forward, more 
detailed analysis will be conducted to provide context on Downtown St. Joseph’s 
competitive position within the surrounding region. 

This memorandum is divided into four subsections: 1) Demographics, 2) Labor & 
Employment, 3) Housing, and 4) Retail Gap Analysis. Data for these analyses were 
obtained from the U.S. Census Bureau and ESRI Business Analyst. 
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Demographics 
Population 
In 2017, the City of St. Joseph had an estimated population of 8,301 residents, 
representing a decrease of less than 1 percent from the 2010 population of 8,365 
residents. Though the population has fallen by almost 3,500 from highs in the 1960s, 
the City’s population is relatively stable and likely to remain consistent over the near 
term. 

Population trends within St. Joseph are consistent with those in both Benton Harbor 
and Berrien County at large. Both have stable populations having experienced a 
modest decline over the past decade.  

An estimated 9,300 individuals live within a 5-minute drive of Downtown St. Joseph, 
with an additional 40,700 individual in a 10-minute drive. This is based upon a spatial 
analysis, and thus includes residents of St. Joseph as well as neighboring communities 
and townships. 

NOTE: Growth in tourism in vacation destination communities like St. Joseph can impact 
population counts due to the presence of second residences, vacation homes, and part-time 
residents who spend most of the year in another community. These individuals are not 
included within the census estimated population of a community. With a stable total 
population, a growing share of unreported seasonal residents would translate to a smaller 
year-round population overall. As further discussed throughout this memorandum, St. 
Joseph’s position as a vacation community has numerous impacts on demographic trends. 
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Demographic Summary (2000-2017) 
  2000 2010 2017 2000-2017 

    Difference CAGR* 

St. Joseph, MI      

Population 8,789 8,365 8,301 -488 -0.3% 

Households 4,117 3,933 4,176 +59  +0.1%  

Families 2,057 1,941 1,949 -108 -0.3% 

Average Household Size 1.99 1.97 1.89 -0.1 -0.3% 

Median Age 39.3 41.6 41.6 +2.3  +0.3%  

Benton Harbor, MI 

Population 11,182 10,038 9,944 -1,238 -0.7% 

Households 3,767 3,548 4,043 +276  +0.4%  

Families 2,559 2,335 2,389 -170 -0.4% 

Average Household Size 2.91 2.77 2.43 -0.5 -1.1% 

Median Age 25.40 28.30 32.00 +6.6  +1.4%  

Berrien County, MI 

Population 162,453 156,813 154,948 -7,505 -0.3% 

Households 63,569 63,054 63,035 -534 -0.0% 

Families 43,336 41,585 40,621 -2,715 -0.4% 

Average Household Size 2.49 2.43 2.38 -0.1 -0.3% 

Median Age 37.40 41.00 42.00 +4.6  +0.7%  
*Compound Annual Growth Rate 
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Daytime Population 
The daytime population for Downtown St. Joseph was calculated using 5-, 10-, and 15-
minute walk times from the intersection of Main and Broad Streets. The daytime 
population within a 15-minute walk of Downtown St. Joseph is 5,883 individuals, 
comprising 1,357 residents and 4,526 individuals employed in the area. With such a 
large component of employees making up the total daytime population, there is 
significant potential to capture expenditures from area workers. Berrien County and 
law offices in particular are a significant source of employees in and proximate to 
Downtown.  

It should be noted; however, that the 15-minute walk time is less likely to capture 
pedestrian traffic than daytime populations in the 10- and particularly 5-minute walk 
times. Individuals within a 15-minutes walk are more likely to drive to Downtown, but 
still indicate the potential to attract consumers within the immediate area. 

Conversely, only 321 individuals live within a 5-minute walk, representing less than 8 
percent of the daytime population. Efforts to increase daytime resident population 
would increase pedestrian activity and support for local businesses, particularly 
personal services and retailers serving daily needs within the Downtown. 
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Daytime Population Walk Times Map 

 
 
Population Age 
St. Joseph’s population is aging at a modest rate. The median age increased from 39.3 
to 41.6 between 2000 and 2010, and remained steady for the past 7 years, still 
estimated at 41.6 in 2017. The 55+ population was the largest age cohort in 2017, 
accounting for 34.6 percent of the community, followed by those 20-34 ) at 25.4 
percent. Both of these age cohorts saw growth between 2010 and 2017, while the 
segment of the population 0-19 and 35-54 years experienced a decline.  

Overall, St. Joseph’s age distribution is not consistent with Berrien County. While St. 
Joseph’s older age cohorts account for a greater percentage of the total population, 
the County’s older cohorts are growing at a faster rate. Additionally, St. Joseph has a 
larger percentage of 20 to 34 year olds (25.4 percent in the City compared to 17.5 
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percent in the County) and a smaller percentage of youth (15.9 percent in the City 
compared to 24.7 percent in the County).  

Growth within the older age cohorts is consistent with national trends; however, this 
growth is less intense. For example, between 2010 and 2017, the City experienced a 
37.2 percent increase in seniors, compared to over 200 percent in the county. 

In addition, growth of the young adult cohort indicates the City has had success in 
appealing to young professionals and new families including providing housing at 
accessible price points, employment opportunities, and desirable character and 
amenities that appeal to these age groups. This trend provides a positive outlook for 
development in Downtown, particularly mixed-use and residential options that 
typically appeal to both seniors and young adults. 
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Income 
Incomes in St. Joseph are growing at a healthy rate. Between 2010 and 2017, the 
median income increased from $49,982 annual to $55,975. In 2017, St. Joseph’s 
median income was greater than those of both Benton Harbor and Berrien County. In 
2017, households earning between $50,000 and $75,000 represent 20.6 percent of 
the community, followed by 15.2 percent earning between $100,000 and $150,000. 
No other income range represents more than 14 percent, with the smallest being 
households earning over $150,000. This indicates a relatively even distribution of 
incomes for St. Joseph residents. 

It should be noted that the calculation of median household income for St. Joseph, as 
well as Benton Harbor and Berrien County, does not account for households of part-
time and seasonal residents in the area.  

 

0 10000 20000 30000 40000 50000 60000

Berrien County

Benton Harbor

St. Joseph

Median Household Income (2010, 2017)
St. Joseph, Benton Harbor, Berrien County

2017 2010
Source: U.S. Census Bureau

40



 

 
Race & Ethnicity 
88.4 percent of the St. Joseph community identifies as White Alone. No other group 
represents more than 5 percent of the population. By comparison, both Benton 
Harbor and Berrien County are more diverse. Benton Harbor is 85.7 percent black, 
followed by 10.3 percent white, while Berrien County is 78.4 percent white, followed 
by 14.7 percent black.  

Similarly, 2 percent of St. Joseph residents identify as Hispanic, compared to 4.2 
percent for Benton Harbor and 5.2 percent for Berrien County. It should be noted that 
Hispanic is classified by the U.S. Census as an ethnicity and not a race; thus, an 
individual who identifies as Hispanic will also identify with a discrete race. 
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Labor & Employment 
Total Employment 
St. Joseph has experienced regular positive growth in total employment having added 
nearly 3,500 jobs between 2005 and 2015. Particularly of note, year-over-year 
employment grew by 17 percent in 2012 and 15 percent in 2015. This indicates a 
healthy if inconsistent employment market that is experiencing overall positive 
growth. Smaller fluctuations in total employment could be attributed to changes in 
how different industries are categorized or report their employees. 

 
Industries and Employers 
The Healthcare and Social Assistance industry and the Manufacturing industry are the 
two largest industries in St. Joseph, together accounting for 45 percent of all 
employment in the community. In total, the top five industries in St. Joseph represent 
76 percent of all jobs in the City.  

Some industries related to tourism saw considerable job growth between 2005 and 
2015, such as Food and Accommodations which grew by 82 percent (342 jobs) as well 
as Arts, Entertainment, and Recreation which grew by 90 percent (53 jobs). It should 
be noted; however, that the largest job growth was experienced in the industries of 
Manufacturing (366 percent growth); Finance and Insurance (118 percent growth); 
and Administration & Support, Waste Management and Remediation (137 percent 
growth). Thus, while tourism remains an essential and growing part of St. Joseph, the 
City is not reliant on these industries and offers residents stable and non-seasonal 
employment. 
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Whirlpool Corporation is the largest employer in Berrien County, with over 4,000 
employees, followed by Lakeland Regional Health System, with roughly 3,800 
employees. The largest employer in Downtown St. Joseph is Berrien County 
Government, including the county courthouse and sheriff’s department within the 
primary study area and the county administrative building to the south. In addition, 
Whirlpool’s Riverview Campus is located proximate to Downtown in Benton Harbor. 

Top Employers in Berrien County 

Company 
# of 
Employees 

Whirlpool Corporation 4000 

Lakeland Regional Health System 3826 

Andrew's University 2104 

Four Winds Casino 1800 

Indiana Michigan power / Cook Nuclear 
Plant 1200 

Leco Corporation 650 

Berrien County Government 635 

Modineer Company 472 

Benton Harbor Area Schools 455 

Chassix Inc. 375 

Berrian County (5/8/17)  www.berriencounty.org/321/Industries-Businesses  
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Inflow & Outflow 
Inflow and outflow describes the movement of employees into and out of St. Joseph 
each day based on their place of residence. In 2015, of the 13,669 total primary jobs in 
St. Joseph, 9,786 of those positions were filled by non-residents. Only 904 St. Joseph 
residents both live and work within the community, while 2,797 City residents leave 
the community each day for employment in other communities. This indicates that 
over 12,500 individuals are leaving or entering the community each day when 
commuting to work. While this has implications for transportation during peak 
commute hours, St. Joseph’s significant employment draw also highlights potential to 
capture retail demand from commuters and provide housing opportunities that 
increase the proportion of residents living and working in the community. 
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Housing 
Total Housing Units 
St. Joseph’s total housing stock is generally stable, comprising 4,575 units in 2017. 
Between 2010 and 2017, total housing decreased by 200 units or about 4.6 percent. 
This could be the result of housing construction related to seasonal tourism as well as 
the removal of aging homes. Overall, between 2000 and 2017, a difference of only 0.4 
percent occurred in total housing.   
Housing Tenure 
In 2017, housing in St. Joseph was 50.1 percent owner occupied (2,293 units) and 41.2 
percent renter occupied (1,883 units). An additional 8.7 percent, just under 400 units, 
were vacant. This was a significant decrease of almost 10 percent from 2010, when 
vacancy was at 18 percent. By comparison, nearly 58 percent of housing units are 
renter-occupied in Benton Harbor and 25 percent of units are renter-occupied in 
Berrien County. 

Together, St. Joseph and Benton Harbor represent a significant portion of renter-
occupied housing within Berrien County. These two communities account for 13 
percent of all occupied housing within the County, but contain 24 percent of all 
renter-occupied housing. For the City of St. Joseph, the high amount of renter-
occupied units is consistent with seasonal tourism in the community. In Benton 
Harbor, the high amount of renter-occupied units may be more closely tied to 
household income and the affordability of homeownership for current residents. 
While having a larger proportion of rental units is beneficial to maintaining a diverse 
housing market, it places greater emphasis on owner accountability for maintenance 
and upkeep. 

It should be noted that the availability of renter-occupied units may be overstated in 
St. Joseph due to seasonal tourism. While the City has a high volume of rental units, 
many may be partially or seasonally occupied, thus reducing the actual amount of 
rental units available for full-time residents. 
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Housing Type 
Housing in St. Joseph is 56.2 percent single family detached, 1.7 percent single family 
attached, and 42 percent multi-family. While single-family detached represents the 
majority of St. Joseph’s housing, it is lower than both Benton Harbor (68.1 percent 
single-family detached) and Berrien County (76.4 percent single-family detached). 
Similarly, multi-family in St. Joseph (42 percent) is higher than in Benton Harbor (30.6 
percent) and Berrien County (21.3 percent). These variations in the balancing of 
housing type in St. Joseph are likely related to seasonal tourism, particularly the high 
volume of multi-family housing. Also, it is noted that several multi-family and single-
family attached units have been developed in the last few years and are not reflected 
in housing type numbers in this paragraph.  
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House Value 
In 2017, the majority of homes were valued between $100,000 and $199,999, 
comprising 51.1 percent of all housing in St. Joseph. However, the amount of homes in 
this range decreased between 2010 and 2017, while homes valued between $200,000 
and $1 million increased. The number of homes valued less than $50,000 also grew 
by 101 units between 2010 and 2017. While the margin of error within the data 
provided by the US Census could explain much of this increase, it may also be the 
result of older homes decreasing in value. Overall, the median home value increased 
from $160,600 in 2010 to $166,300 in 2017. 

By comparison, homes values in Benton Harbor are far lower than those in St. Joseph, 
with a median home value of $56,200. Homes less than $100,000 in value account for 
84.6 percent of housing in Benton Harbor. The distribution of home values for the 
county as a whole are similar to those in St. Joseph, with the exception of homes 
below $100,000. While these homes represent 11.6 percent of units in St. Joseph, 
they represent 32.3 percent of units in Berrien County. 
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Housing Age 
The majority of homes in St. Joseph were built prior to 1950, representing 44 percent 
of all housing. While another 41 percent were built between 1950 and 1979, only 16 
percent were built after 1980 and just two percent were built since 2010. As the 
historic core of the community, Downtown St. Joseph is surrounded by many of the 
oldest homes in the City. 

Housing age in Benton Harbor shows a similar trend, with 47 percent of housing built 
before 1950 and two percent building since 2010. Homes built before 1950 also 
represent just over a quarter of housing in Berrien County as a whole, but the County 
has a more even distribution. This includes 44 percent of homes built between 1950 
and 1979 and 21 percent of homes built between 1990 and 2009. This is most likely 
the result of residential growth in the townships of Berrien County. 
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Retail Gap Analysis 
A “gap analysis” was conducted for the retail market of Downtown comparing retail 
supply and demand within both a local and regional context. A gap analysis compares 
aggregate consumer spending (demand) to aggregate retail sales (supply) within a 
given retail category and drive time. The gap analysis for Downtown St. Joseph uses 
5-, 10-, and 15-minute drive times. The 5- and 10-minute drive times emphasize local 
markets, offering everyday goods and services. The 15-minute drive time represents a 
more regional market in which individuals will travel further for specific purchases 
and larger-ticket items. The 15-minute drive time extends from Downtown to 
Interstate 94 and includes competing regional retail destinations such as the M39 
corridor and Fairplane Plaza. 
Drive Times Map 

 

The findings of the gap analysis help establish what types of new retail may or may 
not be supported. When consumers spend more than existing businesses can 
accommodate (demand > supply), this means that consumers are spending dollars 
outside of the market area. This is referred to as “leakage”. Typically, market areas 
with leakage represent potential opportunities for growth, as local demand for these 
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goods and services already exists but is unmet by existing supply.  Leakage is noted in 
the Retail Gap Summary table as a positive number in green. Conversely, when there 
is a larger amount of supply within a particular retail category or more than 
consumers spend (supply > demand), there is market saturation. This is referred to as 
a “surplus”.  Surplus is noted in the Retail Gap Summary table as a negative number in 
red. 

 
The St. Joseph market is undersupplied by $19.4 million in the 5-minute drive time, 
indicating leakage where existing businesses do not meet retail demand. However, 
both the 10- and 15-minute drive times are saturated, indicating general oversupply. 
Food and drink businesses are saturated within all drive times, including $13.5 million 
oversupplied in the 5-minute drive time. 

Numerous industry groups demonstrate leakage within the local 5-minute drive time 
of Downtown St. Joseph, including $14.6 million for general merchandise stores and 
$12 million for food and beverage stores. Also, a handful of industries are either under 
or over supplied by less than $4 million, indicating that existing stores are within the 
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range of meeting demand for those goods and services. While the food services and 
drinking places industry group (which includes restaurants and bars) is indicated as 
oversupplied by $13.5 million, this is not uncommon for downtowns, particularly 
those with seasonal tourism.  In addition, community outreach indicated a desire to 
see more and greater variety of restaurants Downtown. 

It is important to emphasize that the retail gap analysis is not meant to be 
prescriptive, but rather is intended to indicate both the potential and competition 
that existing and prospective retail and service businesses may face. Also, as 
previously noted, Downtown St. Joseph functions in a capacity that extends beyond 
the immediate resident population which represents expanded potential.  

Overall, Downtown St. Joseph demonstrates potential for future investment, as 
existing development does not meet overall demand for food and services within the 
area. In addition, leakage indicates potential for additional businesses particularly 
within the 5-minute drive time. As such,  growth and continued vibrancy of the 
Downtown retail market will be reliant upon investment that serves to capture unmet 
demand generated by a combination of residents, daytime population and seasonal 
visitors. 

That being noted, the retail gap analysis should not be seen as prescriptive, but rather 
describes the potential and competition that different retail and service businesses 
may face. For example, while food service and drinking places are oversupplied, 
community outreach indicated a desire to see more and different kinds of restaurants 
in Downtown. Also, as previously noted, Downtown St. Joseph functions in a capacity 
that extends beyond the immediate resident population which represents expanded 
potential to support additional square footage.  
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Memorandum 
 

 
 
Sam Schwartz is currently in the process of conducting a review of multimodal conditions and parking in 
the downtown area in conjunction with the Downtown Vision master planning process. We have focused 
our initial efforts on inventorying the existing parking assets and collecting parking utilization data to 
benchmark how much of that parking is being used during “off-season” conditions. The purpose of this 
memorandum is to summarize the parking data gathered so far and outline additional data needs and 
further transportation analysis that will be conducted over the course of the peak summer season months. 
The memo concludes with general information on parking management best practices, which will ultimately 
be used to inform the development of recommendations.   
 

What makes up the Downtown parking system? 
St. Joseph’s parking system accommodates a variety of users through a combination of on-street and off-
street parking throughout the downtown area. The Downtown Vision study area includes four separate 
zones. However, the majority of the public parking facilities, and demand, is concentrated in Zones 1 and 
2, which will be the primary evaluation of the report. Within these two zones, there are approximately 3,593 
total spaces between on-street, publicly owned off-street, and privately-owned off-street parking facilities, 
broken down as shown in Figure 1. Figure 2 maps the location and type of on-street parking and each off-
street facility.  

Figure 1 – Parking inventory allocation by type 
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To:  John Houseal, FAICP, Houseal Lavigne  
From:  Kelly Conolly, P.E. & Jane Wilberding, AICP 
Date: May 17, 2019 
Re:   St. Joseph Downtown Vision  
 Parking Evaluation Progress Update 
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Figure 2 – Location of parking by type   
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On-street Parking 

The pool of approximately 562 on-street spaces includes some of the most sought-after parking assets 
within the Downtown area. The vast majority of these spaces are designated with a 2-hour time limit 
Memorial Day through Labor Day. All Day, No Restriction, and 15-minute parking make up less than 30% 
of the total inventory. Table 1 summarizes the on-street parking inventory and designations.  All on-street 
spaces are free, year-round. 

Table 1 – On-street parking by type 

Type 
No. of 

Spaces 
% of 
Total 

All Day 84 15% 
2hr: Memorial-Labor Day 396 71% 
No Restriction 80 14% 
15min 2 0% 

Total 562  100% 
 

Off-street Parking 

There are approximately 34 off-street parking lots within Zone 1 and 2, including public and privately-owned 
facilities with a variety of regulations intended to accommodate the type of user and duration of their stay. 
The breakdown of off-street parking can be seen in Table 2.  

Table 2 – Off-street parking by type 
Type Inventory % 
City Owned: All Day 520 17% 
City Owned: 2hr-Memorial-Labor Day 68 2% 
City Owned: 2hr  108 4% 
County owned 944 31% 
Private  1391 46% 

Total 3,031    
 
Making up approximately 46 percent of the total off-street parking supply, private parking makes up just 
under half of the off-street parking pool. County owned facilities make up 31 percent of the total, with the 
County lot being free to the public after 5pm and the parking lots on the beach being pay to park. Daily 
parking rates on these lots are $7 for residents and $12 for nonresidents, while the monthly rate is $40 for 
both resident and nonresident parkers. Other than these lots at the beach, all off-street parking is free.  

 
When and where is parking used? 
Parking demand was analyzed through a system-wide utilization survey to determine the peak 
“systemwide” period of demand within Zones 1 and 2 during the Downtown’s off-season. “Systemwide”  
peak refers to the period in which the highest number of spaces were filled in the Downtown’s on- and off-
street parking facilities. Additional surveys will be conducted during the peak summer season.  

Off-season Parking Demand 

Parking surveys were completed Data was collected on Tuesday, March 26, 2019 between the hours of 
11:00 am and 1:00 pm to determine the off-season peak period of demand within Zones 1 and 2. A summary 
of the survey results can be seen in Figure 3.   
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Figure 3 – Parking utilization by hour   

 
 
 
Overall, the utilization of off-street parking was higher than that of on-street parking during each of the 
surveyed time periods. The peak period of demand overall occurred at 1:00 pm in which 39 percent of all 
parking assets were filled. This “system-wide peak” will be the focus of the subsequent analysis. Utilization 
of 39 percent is well below the system’s functional capacity and is considered underutilized. Figure 4 shows 
utilization for the system-wide peak demand period during this off-season condition. 
 
The effective and efficient turnover of convenient parking spaces is most successful when the facility 
reaches an 85 to 90 percent occupancy rate, meaning that 10 to 15 percent of spaces are available at any 
given time for incoming parkers. Accordingly, the remainder of the report will refer to a parking facility as 
exceeding its “functional capacity” or its “effective utilization rate” if the parking occupancy is greater than 
85 percent. Generally, it is critical to ensure that centrally located parking facilities do not exceed an 85 
percent functional capacity so that spaces are available for incoming customers and visitors. This translates 
to approximately one to two open spaces per block. 
 
Although on- and off-street facilities were well below this threshold for each of the examined time periods, 
specific lots and street segments did exceed their functional capacity. The streets with the highest demand 
are State Street and Pleasant Street which are also associated with the highest concentration of active 
uses. Similarly, off-street facilities with the highest demand included publicly available surface lots on Ship 
Street between Main Street and Lake Boulevard, adjacent to a variety of retail and commercial amenities. 
The other off-street facility that displayed a utilization rate above 85% was the Berrien County Courthouse, 
which is likely associated with the high number of employees and visitors using the Court house at this 
time. This analysis demonstrates, however, that there are many facilities with an occupancy rate below 50 
percent within Zone 2, meaning that there are opportunities for excess demand to be absorbed. 
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Figure 4 – Peak weekday utilization of parking by facility (Off-Season Condition)    
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What do people have to say about transportation and 
parking? 
The primary parking and transportation opportunities and issues were discussed during a meeting with key 
staff stakeholders held Tuesday, March 26, 2019. The following City personnel attended the meeting:    

• Kristen Gundersen, St. Joseph Community Development Director  
• Amy Zapal, St. Joseph Today 
• John Hodgson, City Manager 
• Alex Austin, Assistant City Engineer 
• Steve Neubecker, Interim Director of Public Safety 
• Tom MacDonald, Director of Public Works and Interim Assistant City Manager 
• Tim Zebe II, City Engineer  

Key comments, issues and concerns are summarized below: 

• Significant enforcement investments have been made in recent years. Transitioning to a License Plate 
Reader (LPR) system. These investments have allowed enforcement officers to monitor the demand 
patterns and duration of stay. Data can be shared.  

• There is a great deal of congestion between the months of May and September, with the peak month 
identified as July. 

• The highest parking demand tends to occur along State, Broad, and Pleasant Streets, in which there 
is the most traffic and circulation issues as well. 

• City staff reported a continued increase in demand for parking in the summer months over the years, 
despite a plateau of development in the Downtown and surrounding area. Growth was attributed to 
more tourism and “the word getting out” about the quality beaches and amenities in St. Joseph.  

• Signage is something that often comes up during internal staff meetings. The City would like to better 
understand how to best direct people to available/remote lots as a means of reducing congestion in the 
core area.  

• There are many events in the downtown, particularly during the summer months.  
• St. Joseph’s downtown used to have parking meters, but they were removed in 1975 as a means of 

attracting more people downtown. Given the increased demand seen in more recent years, staff and 
merchants are interested to learn more about installing meters, providing discounts for residents, 
changing time limits so people can stay and shop, and preventing employees from parking in prime 
areas.   

• City staff were interested in better understanding the appropriate time limits to set for their off-street 
facilities. Wondered if two hours was not long enough for shoppers, and if four hours was too long, 
allowing employees to park in these locations.  

• City staff recognizing that their bike/ped amenities are currently lacking, and that there is an opportunity 
to improve the pedestrian experience, particularly crossing Main Street as a means of distributing 
parking demand.   

• Intersection modifications are planned by MDOT at Main Street/Port Street which will improve overall 
circulation by allowing vehicles to turn right AND LEFT onto northbound Main Street from Port Street.   

• Staff has seen an increase in recreational biking, biking to visit Downtown, and bike parking needs. 
There is not currently a comprehensive bike facilities plan for St. Joe.   

• Traffic is congested during peak season as circulation occurs down the bluff to Silver Beach parking 
lots.  Lake Street (Broad to Elm) becomes one-way southbound May through September.  

 

Parking Management 101  
Parking management is key to creating a livable community, with the goal of balancing supply and demand 
through pricing, time limits, and/or other regulations. Well-designed parking policies ensure the continued 
health and vibrancy of any downtown. When parking is the dominating land use, it separates and expands 
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the area of each individual store or land use. This forces shoppers to park more than once when completing 
several tasks, creating a car-oriented landscape surrounded by surface lots as opposed to a walkable area 
that encourages cross-shopping and increases social interaction. Accordingly, best practices in parking 
management are inclusive of many mobility options necessary to serve the future of the community, as 
opposed to its primary land use.  

Evolution of Parking Management 
Typically, the amount of parking supplied influences its demand, making it impossible to determine the 
optimal supply without considering the long-term costs and benefits of increasing the number of spaces. 
Although municipalities approach these issues differently, trends have emerged in the progression of how 
to address parking demand issues. Most communities begin by providing free parking for residents, visitors, 
and employees. However, as more development occurs, more visitors come downtown, and main 
commercial corridors become congested and negatively impact the area’s ability to attract shoppers or 
other pedestrians, local governments then tend to put parking regulations in place, including time 
restrictions, boundaries for specific users, and increased enforcement fees. 

If the demand for available spaces continues to increase, as well as complaints and frustration of visitors, 
cities often construct additional parking in the form of surface lots or garages. Although increasing the 
supply of parking will reduce the number of complaints in the short-term, longer term issues occur as the 
demand for parking will inevitably increase. If this practice continues, the downtown will quickly be 
dominated with parking and the community will have spent a large portion of its revenue on increasing its 
parking supply as opposed to improving physical appearance or economic initiatives. Often there is actually 
enough supply throughout a city’s downtown to accommodate the demand.  However, it is in areas that are 
not directly in front of the driver’s ultimate destination, perceived as dangerous, or in locations that are 
difficult to find. Parking management works to balance this demand and supply.  Below are several best 
practice strategies to manage supply and “right-size” the parking system. 

Encouraging a “Park Once” environment. One of the most valuable aspects of a downtown is that drivers 
are able to complete a variety of tasks within a single area. For example, a shopper might come to the St. 
Joseph’s downtown go to meet a friend at Café Tosi, stop by the Toy Company to pick up a gift, then stop 
by Perennial Access before leaving. Downtown, a driver will be able to do all those things while only using 
one parking space, as opposed to getting back into their car and parking in a separate space or lot for each.  

The “Park Once” strategy allows people to complete tasks quickly, conveniently and in a lively, safe 
environment, while encouraging walking and social interaction. The particular characteristics that enable 
people to do a lot of different things in a small area are distinctly what makes downtowns attractive places 
to live and visit: density, mix of uses, and walkability. Each of these characteristics are enhanced in a Park 
Once environment.  

Introducing pricing policies to manage demand. In an effort to balance parking demand and encourage 
parkers to use the system in its entirety, parking management strategies can be used to shift the demand 
to some of the downtown’s more underutilized areas. Parking pricing policies align supply with demand, 
typically increasing the rate of parking in high demand areas and decreasing the rate of parking in low 
demand areas. This is intended to encourage those who are parking long-term to locate in areas with lower 
demand while ensuring that spaces are available for incoming shoppers. 

Reinvest parking funds to the community. One of the main reasons people are opposed to paying for 
parking is because the revenue typically doesn't fund any immediately tangible benefits. Reserving a portion 
of the generated revenue and putting it directly back into the community to increase safety efforts, promote 
alternative transportation modes, or enhance physical improvements ties the payment to a benefit, and 
makes parkers more likely to support the changes.   

What motivates parkers?  

Prior to contemplating parking modifications, it is important to identify who currently parks where and what 
motivates them. Gaining an understanding of existing parking behavior within a downtown allows for more 

63



effectively shaped policies that will alter behavior. Although each person acts in their individual self-interest 
when parking, generally—and is likely the case in St. Joe—the majority of parkers can be identified as one 
of three types, based on their behavior: Convenience Parkers, Reasonable Parkers, and Bargain Parkers. 
The defining characteristics of each are presented below: 

Convenience Parkers: Convenience parkers are generally new or occasional visitors traveling to 
downtown for a relatively short period of time to shop, eat, or run errands. They are typically unfamiliar and 
sometimes even uncomfortable with the higher concentration of activities within a downtown and would like 
their parking experience to be as seamless as possible. They prioritize convenience and are willing to pay 
or park in a timed area for a space in close proximity to their destination. This user group is also the most 
likely to give up and drive to an alternative location to shop, eat, or run errands if they are unable to locate 
a space. 

Reasonable Parkers: Reasonable Parkers are frequent visitors, nearby residents, or customers who are 
typically familiar with the area, making medium length trips to meet a friend for coffee, shop for the day, or 
go out to dinner. They may also be part-time or full-time employees who are willing to pay a higher price to 
park closer to their job. Like all user groups, Reasonable Parkers prefer free parking but are willing to pay 
or walk, as long as it is within reason and they understand why their choice is logical. 

Bargain Parkers: Bargain Parkers are residents, employees, or long-term shoppers frequently making a 
longer trip to get downtown. As the name implies, bargain parkers avoid paying for parking at any cost. 
They are the most willing to circle the block to locate a space, walk a few blocks away, or alter their commute 
in order to save money. Some thrifty parkers may even decide to walk or bike instead of paying for parking 
or they may decide to shop somewhere else altogether if they can’t find free parking.  

Each type of parker has different priorities. These priorities can be managed by implementing parking 
management policies that distribute parkers throughout a downtown parking system. In a typical downtown, 
the most desirable parking spaces are on-street along commercial corridors in which the majority of 
businesses and retail activities take place, closely followed by on-street spaces along side streets. Surface 
lots are less desirable but are still easily accessible for patrons to enter and exit. Structured parking facilities 
or remote surface lots are typically the least popular due to the perceived hassle associated with getting in 
and out of them, although winter weather conditions can make garages more desirable than surface lots 
for some users. 

What else are we going to study? 
This memorandum serves as a summary of work done to-date. Progress is continuing on several other 
components, including:  

• Parking enforcement procedures 
• Budget and transportation/parking decision-making process 
• Peak-season parking utilization data collection and circulation observations 
• Zoning regulations and incentive programs 
• Beach parking circulation   
• Main Street and Port/Ship traffic demands 
• Bike access/circulation/parking 
• Pedestrian crossings  
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